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SW19 SURVEYING & DESIGN   
75 Courtney Road London SW19 2EE 

Tel 07834510956  
E-mail mvince@surveyor-sw19.co.uk  

3 February 2012 
Mr A P Francis & Miss E A Smith 

 

Dear Andrew 

39A Trinity Road, London SW19 8QS 

 

We have inspected the above property in accordance with your instructions, in order to advise 

as to the condition and state of repair and decoration of the above property, having regard to 

your probable purchase of the same. 

We have pleasure in submitting our report hereunder on the condition of the property at the 

time of our inspection on Thursday 2 February 2012 at which time the weather was cold but 

with clear skies.  

 

DESCRIPTION AND LOCATION 

 

The property comprises a late nineteenth century, purpose-built, first floor flat set into a mid-

terrace, Victorian townhouse.  The house is constructed with traditional materials and using 

traditional forms of construction and has solid load-bearing brick elevations which at the 

front includes a full height projecting bay whilst at the rear there is an original two storey 

extension. 

 

There is a timber pitched roof spanning from front to back of the property with a mono-

pitched roof over the two storey rear extension. To the right of the main roof is a raised brick, 

party parapet wall with terracotta copings whilst to the left there is a raised brick, party 

parapet wall with a shared chimney stack with the adjoining property to the left.  
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The elevations have retained the original, painted softwood, single glazed, casement windows 

at the front of the property whilst the rear windows are painted softwood, single glazed, 

traditional pattern, box sash windows. 

 

The property faces approximately west onto Trinity Road and forms part of a extended 

residential area of properties of a similar age and character. This area is situated between 

Haydons Road (A218) to the east and to the west is Alexandra Road (B235).  Within ten 

minutes walk to the west is Wimbledon town centre with over ground and underground rail 

connections whilst to the north-east is Haydons Road over ground station within ten minutes 

walk.  

 

The streets and pavements are maintained by the local authority and there is a controlled 

parking scheme in existence. 
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ACCOMMODATION 

 

We have not taken any site measurements, but can confirm that the accommodation is briefly 

as follows: 

 

Ground Floor Description 

The ground floor accommodation comprises: 

 Front entrance hallway 

 

First Floor Description 

The first floor accommodation comprises: 

 Staircase and landing  

 Single bedroom 

 Reception room 

 Double bedroom 

 Family bathroom 

 Dining/kitchen 

 

There is a small enclosed garden at the front of the property set behind a maintained 

hedgerow and this area is finished with pea shingle providing amenities for bin storage, etc.  

At the rear there is a reasonable sized enclosed town garden which is a communal garden 

with the adjoining properties to the left. 

 

 

 

 

 

LEASE DOCUMENTS  
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We have not had sight of the lease documents, and therefore cannot comment on them in 

whole or in part.  It is important to scrutinise the details of the lease documents in order to 

establish liability for service charges, ground rents, contributions to the maintenance and 

upkeep of the building.  Your solicitor will no doubt advise you further in this respect. 

 

 

SCOPE OF THE SURVEY 

 

We have carried out an external examination of the property from ground level and available 

windows only.  We have carried out a full inspection of the property internally. 

 

If any parts of the property that were unexposed or inaccessible to us during our inspection 

are subsequently uncovered and found to be defective, then understandably we cannot accept 

any responsibility for any related damages, repair costs, or changes to the property’s value.  
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SUMMARY 

 

39A Trinity Road is in reasonable condition for a property of this age and form of 

construction and there are no significant or urgent matters requiring immediate attention, 

although there are a number of minor ongoing repair and maintenance issues to consider.  

 

It is noted that there is a reasonable amount of spalling to the brickwork to the arch leading 

into the front entrance door approach which in due course will require to be replaced due to 

excessive spalling prior to it becoming a structural issue in the future.  

 

Similarly all the masonry paint finishes on the front elevation require varying levels of 

preparation and redecoration to improve their condition and appearance. 

 

At roof level there is minor rebedding of the lead flashings to the left hand side party parapet 

wall and all the roof slopes generally have varying amounts of moss and lichen growth which 

requires sweeping down to prevent it blocking the gutters. 

 

At the rear of the property the obsolete chimney stack serving the kitchen above roof level 

requires dismantling as this is starting to lean towards the property.  However, it is should be 

ascertained whether this chimney stack is still being used by the ground floor flat prior to its 

removal.  

 

On the rear elevation at first floor level there are obsolete service holes through the brickwork 

which require repointing and the balanced boiler flue requires a cowling to prevent water 

ingress. 

 

Externally, the painted sand and cement rendered reveals on the rear elevation windows all 

require varying levels of preparation and redecoration. 
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Internally, all the lath and plaster ceilings require areas of preparation and redecoration to 

improve their decorative appearance generally whilst on the first floor landing area the loft 

hatch requires replacing with a more secure panelled hatch.  

 

There are minor hairline cracks running through the lath and plaster wall finishes on the first 

floor landing due to historic settlement and although these are not considered unduly 

significant they all require minor levels of preparation and redecoration.  

 

It is also recommended that both the front and rear staircases have mopstick handrails fitted 

into these areas for safety. 

 

Finally should any of the chimney breasts in the property be used it is recommended they are 

swept and checked by a competent chimney sweep and that fire resistant hearths are 

reinstated.  

 

In addition should any electrical works be carried out in the future it is recommended that a 

hard wired heat detector is incorporated in the kitchen and hard wired smoke detectors in the 

hallway and staircase areas and that these have battery backed up units.  

 

Notwithstanding our comments above, we can see no reason, from a surveyor’s point of 

view, why you should not proceed with your proposed purchase.   
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EXTERNALLY 

 

ROOFS 

 

Main Front Roof 

 

1 The main roof is a timber pitched roof spanning from front to back of the property and 

has been recovered in the past with imitation slates.  Running along the central ridge 

line are terracotta finials. 

2 Over the projecting bay there is a timber pitched roof spanning from left to right 

which similarly has been stripped and recovered in imitation slates and there are 

terracotta finials along the ridge line in this location.  

3 To the right of the front elevation some imitation slates have been replaced recently 

and this work appears to have been carried out to a reasonable standard.  

4 The roof structure appears to be in sound structural condition with no evidence of any 

settlement or any signs of any urgent or significant defects.  

5 The roof, however, has several areas of moss and lichen growth and these areas would 

benefit from sweeping down to prevent the moss and lichen growth blocking the 

gutters. 

6 To the left and right of the roof are raised brick, party parapet walls with terracotta 

copings and at the abutment of the party parapet walls and roof slopes are stepped 

lead flashings. 

7 Again these generally appear to be in satisfactory condition with the exception of the 

left hand section of flashings which require a small amount of repointing. 

8 Astride the left hand side party parapet wall is a raised chimney stack shared with the 
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adjoining property to the left.  

9 This is constructed in decorative red rubber brickwork with decorative string course 

with corbel courses of brickwork finished in sand and cement flaunching supporting a 

series of terracotta chimney pots.  To the rear of this chimney stack is a satellite and 

TV aerial installation. 

10 This chimney stack generally appears to be in satisfactory condition and free from any 

urgent or significant defects. 

11 However, there is a metal cowling serving one of the front chimney pots and this is 

corroded and is obsolete and ideally requires removal to improve the appearance of 

the chimney stack. 

 

Main Rear Roof 

12 The main rear roof has been stripped and recovered in the past with imitation slates.  

13 Set centrally in the roof slope are a series of metal air vent cowlings providing 

ventilation to the roof void.  

14 From the views that were available from ground floor level this roof generally appears 

to be in satisfactory condition and free from any urgent or significant defects, 

however, there are areas of moss and lichen growth which should be cleaned back to 

prevent the moss and lichen growth blocking the gutters. 

15 Due to the configuration of the surrounding grounds it wasn’t possible to see the left 

hand side rear party parapet wall, however, the right hand rear party parapet wall 

(viewed from the rear) is finished with a raised London, yellow stock, facing brick 

party parapet wall finished with sand and cement render.  At the abutment of the party 

parapet wall and roof are lead flashings. 
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16 These lead flashings and party parapet walls generally appear to be in satisfactory 

condition and free from any urgent or significant defects. 

17 The rear section of the rear chimney stack serving  the property over the left hand side 

party parapet wall (viewed from the front) has had repairs carried out to the pointing 

in the past and these repairs generally appear to be in satisfactory condition and free 

from any urgent or significant defects.  

 

Rear Extension Roof 

18 The rear extension roof is a mono-pitched roof.   

19 From the limited views that were available from the master bedroom window this roof 

appears to have been recovered with imitation slates in the past.  

20 There is slight ‘dishing’ of the roof structure, from the views that were available, 

however, this is generally to be anticipated in a property of this age and form of 

construction and is therefore not considered unduly significant.  

21 On the front section of the roof there is a raised chimney stack constructed in yellow 

stock facing bricks with decorative corbelled courses supporting sand and cement 

flaunching and a terracotta chimney pot.  To the rear of this chimney stack is a TV 

aerial installation. 

22 This chimney stack has been repointed in the past and has had the installation of new 

stepped lead flashings incorporated at the abutment of the roof slope and chimney 

stack.  

23 This chimney stack leans towards the property as the chimney breast below it has 

been removed. 
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24 It would be beneficial to find out if this chimney is still in use in the ground floor flat 

and if not, it is recommended that it is dismantled to finished wall level before the 

structure shows more signs of movement.  

25 To the rear of the mono-pitched roof there is a raised brick, party parapet wall shared 

with the adjoining property to the right. This is finished in brickwork with sand and 

cement rendered finishes. 

26 From the views available from the master bedroom this section of wall generally 

appears to be in satisfactory condition.  

27 Astride this party parapet wall is a shared chimney stack with the adjoining property 

to the right and this is constructed in yellow stock facing brick with decorative 

corbelled red rubber brick courses supporting sand and cement flaunching and a series 

of terracotta chimney pots. 

28 This chimney stack generally appears to be in satisfactory condition. 

29 At the abutment of this chimney stack there are lead flashings and these generally 

appear to be in satisfactory condition.  

30 At the abutment of the party parapet wall and roof there are lead flashings and again 

these generally appear to be in satisfactory condition.  

31 Generally this roof is in reasonable condition and free from any urgent or significant 

defects, however, there are several areas of moss and lichen growth that require 

removing to prevent the moss and lichen growth blocking the gutters. 
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MAIN WALLS 

Front Elevation  

32 The front elevation is constructed in solid load-bearing brickwork finished with red 

rubber facing bricks and at ground floor level there is a sand and cement rendered 

plinth. 

33 To the left of the elevation is a full height projecting bay whilst to the left there is a 

recessed front entrance door.  The bay window has painted projecting concrete cills 

and there are painted stone mullions.  To the left and right of the bay are brick red 

rubber fair faced mullions.  

34 Over the stone mullions there are stone lintels with decorative projecting cornice over.  

At first floor level there are projecting concrete window cills with a Romanesque 

brick red rubber arch over supported off brick piers.  

35 Over this is a projecting string course of red rubber brickwork and at roof level there 

is a gable wall with sandstone copings.  

36 The copings have masonry paint finishes whilst the arch has been intermittently 

painted with masonry paint to form a decorative pattern with the key stone being 

finished in masonry paint finishes.  

37 The recessed front entrance door is accessed via red rubber brick piers supporting a 

red rubber Romanesque brick arch. Again the bricks in this location have been 

intermittently painted with white masonry paint. 

38 At first floor level above the recessed front entrance there is a projecting concrete 

window cill with masonry paint finishes and the window in this location has a gauged 

red rubber brick arch.  

39 At ground floor level the sand and cement rendered plinth has minor hairline cracking 
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through the finishes due to historic settlement of the property and these are not 

considered unduly significant. 

40 There is minor cracking through the brick courses between the sand and cement 

rendered plinth and underside of the cill. Again, this is historic in nature and there is 

no evidence of any ongoing movement. 

41 The stone lintel at ground floor level shows slight bowing due to historic settlement 

but is otherwise generally in satisfactory condition.  

42 The brick arch at first floor level has spalling red rubber bricks to the arch and above 

this there is minor cracking through the pointing over the central part of the arch and 

to the right of the arch.  

43 This is historic in nature and ultimately requires repointing to improve its appearance. 

44 The painted finishes to the stone copings on the gable wall are blistering and peeling 

and ultimately these require cleaning and then preparation and redecoration. 

45 The red rubber brick arch serving the front entrance area again has several areas of 

spalling brickwork.   

46 Ultimately the severely damaged and spalling bricks will require cutting out and 

replacing in due course to improve the decorative appearance of the property and to 

prevent any structural movement in the future as these bricks will further deteriorate. 

47 At first floor level there is a decorative band of projecting cornice with masonry paint 

finishes and this generally appears to be in satisfactory condition.  

48 At first floor level serving the single bedroom there is a wrought iron air vent and this 

generally appears to be in satisfactory condition.  

49 The recessed front entrance door approach walls are finished with plaster and have 
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masonry paint finishes and generally appear to be in reasonable condition, however, 

there is minor hairline cracking through the paint finishes to the right hand side party 

wall and there are impact marks on the brick pier leading into the front entrance door. 

Both of these areas will require a small amount of preparation and redecoration.  The 

floor in this location has laid Victorian geometric tiles and the floor slopes 

predominantly towards the right hand side due to historic settlement of the brick pier 

in this location.  The tiles are loose and require relaying to improve the appearance, 

otherwise this area is free from any urgent or significant defects.  

50 The services on the front of the property include a series of coaxial satellite and TV 

aerial installation cables to the left hand side of the bay.  These all require clipping 

back to improve their appearance.  

51 To the right of the bay there is a covered electrical cable. It is not sure what this cable 

serves as there doesn’t appear to be any external lighting, however, it generally 

appears to be well protected and free from any urgent or significant defects.  

 

52 The remainder of the elevation generally appears to be in satisfactory condition and 

free from any urgent or significant defects.  

Rear Elevation 

53 The main rear elevation is also constructed in London, yellow stock, facing bricks 

with projecting masonry painted cills with sand and cement rendered window reveals 

with red rubber brick arches over.  

54 This elevation generally appears to be in satisfactory condition and free from any 

evidence of any significant defects. 

55 At ground floor level there is a sand and cement rendered plinth with terracotta air 

vents providing ventilation. 
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56 There is minor areas of repointing required to the brick courses at first floor level to 

the rear of the soil and vent pipe to the left of the head of the ground floor window. 

However, this is minor in nature. 

57 The sand and cement rendered painted reveals to the windows are in reasonable 

condition with the exception of the first floor window which requires replastering and 

preparation and redecoration due to blistering paint finishes.  

Rear and Flank Elevations to the Two Storey Extension 

58 The flank elevation serving the two storey extension is constructed in London stock 

facing bricks with a sand and cement rendered plinth at ground floor level.  

59 There are projecting terracotta window cills at ground floor level with masonry 

painted projecting stone cills at first floor level.  

60 The windows at ground floor level have brick soldier course arched heads whilst at 

first floor level there are red rubber gauged brick arches. The window openings at first 

floor level have sand and cement rendered masonry painted reveals.  These generally 

appear to be in satisfactory condition. 

61 The elevation has an engaged external brick chimney stack with corbelled brick 

courses at first floor level. 

62 This chimney stack at ground and first floor level generally appear to be in 

satisfactory condition, however, at roof level, bows towards the centre of the property 

due to the removal of the internal chimney breast.  

63 The sand and cement rendered plinth has a series of minor hairline cracks due to 

historic settlement and has a series of terracotta air vents providing ventilation to the 

sub-floor void. 

64 These areas generally appear to be in satisfactory condition and free from any 
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evidence of any significant defects, however it is recommended that the hair line 

cracks be re-pointed to prevent water ingress. 

65 At first floor level there is a cast iron air vent providing ventilation to the bathroom 

and this has gloss paint finishes and generally appears to be in satisfactory condition.  

66 The rear elevation to the extension is constructed in London, yellow stock, facing 

brickwork with a sand and cement rendered plinth at ground floor level with a 

terracotta air vent providing ventilation to the sub-floor void.  

67 At ground floor level the window has projecting terracotta stone cills with brick 

soldier course arched heads. 

68 At first floor level the windows have painted projecting stone cills with sand and 

cement painted rendered reveals with gauged red rubber brick arches over.  

69 At roof level there is a sand and cement rendered verge serving the roof.  

70 Above the kitchen window there is a damaged brick presumably due to an obsolete 

overflow pipe and this area ultimately requires repointing to improve its appearance.  

71 Below this there is an overflow pipe and this installation has caused damage to the 

brick courses and pointing, ultimately these areas will require repointing in due course 

to improve its decorative appearance and to prevent water ingress.  

72 To the right of the rear elevation is a raised brick platform finished with a concrete 

slab and this is boarded by a mild steel, gloss painted handrail. To the right of this is a 

brick and concrete staircase. This provides access to the rear door serving the flat in 

question.  

73 This installation all generally appears to be in satisfactory condition and free from any 

evidence of any significant defects.  
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Generally 

74 We have not inspected the foundations of the house and therefore cannot comment on 

their type or condition.  However, from the views available to us there was nothing to 

suggest that there is a problem with the foundations at present. 

WINDOWS AND EXTERNAL JOINERY 

75 Our inspection of the external joinery was largely a visual inspection, although if we 

suspected that if there were areas of rot and timber decay we have probed the timbers 

with a penknife blade, and in addition when carrying out our internal inspection, 

where possible, we have opened all of the windows.   

76 Where possible we have identified where we suspect there are any areas of rotten and 

defective timbers but we should point out that it is not uncommon for further areas of 

rot and timber decay to be found when stripping back paintwork or overhauling 

windows.   

77 You should therefore anticipate that it is likely that in a property of this age and form 

of construction that further timber repairs may be required, and in any event the 

external joinery needs to be maintained and painted periodically in order to preserve 

its condition and appearance.  

78 At the front of the property at first floor level there are original single glazed 

softwood casement windows whilst at ground floor level there are the original, single 

glazed, traditional pattern, box sash windows. 

79 The flats windows from the views available generally appear to be in satisfactory 

condition and free from any urgent or significant defects, however, they all require 
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varying levels of preparation and redecoration to improve their condition and 

appearance.  

80 The front door is a panelled and half glazed Victorian door set into a hardwood frame 

with fixed highlight over. This door and frame generally appear to be in satisfactory 

working condition and decorative order.  

81 At the rear the external joinery of the flat at first floor level, predominately has 

traditional pattern, painted softwood, box sash windows with gloss paint finishes, all 

of which are single glazed with the exception of the rear staircase window which is a 

timber casement window which is single glazed.  

82 All of these windows generally appear to be in reasonable condition and free from any 

evidence of any significant defects, however, all require varying levels of preparation 

and redecoration to improve their condition and appearance.  

83 At ground floor level the rear door is a half glazed, hardwood door set into a 

hardwood frame.  The bottom section of the door has been sealed over with plastic 

sheeting and a cat flap has been incorporated.  

84 This door generally appears to be in satisfactory working condition, however, is in 

poor decorative order with blistering paint finishes at low level and this door requires 

preparation and redecoration. 

85 At ground floor level the windows and doors have been replaced with PVCu windows 

and these all generally appear to be a relatively new installation and are free from any 

evidence of any significant defects. 

 

DRAINS AND PIPEWORK 

86 We did not inspect the underground drainage system and therefore cannot comment 
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further in this respect.  We can arrange for an independent drain inspection on receipt 

of your further instructions. 

87 It is important to maintain the external plumbing in sound condition, in order to avoid 

leakage, which can cause damp penetration and result in timber decay and a 

deterioration of the main structure. 

88 The rainwater disposal from the right hand section of the front roof is taken via new 

PVCu ogee guttering which discharges into the guttering of the right hand side 

neighbour’s bay window.  

89 This would appear to be an excessively long run for this guttering, however, there 

doesn’t appear to be any evidence of surcharging or overflowing of the guttering in 

this location. 

90 The rainwater disposal from the left hand side of the roof is taken via black PVCu 

ogee guttering taken into a black PVCu downpipe discharging directly into a 

rainwater gulley to the left of the bay window at ground floor level.  

91 This installation  appears to be in satisfactory condition.  

92 The rainwater disposal from the main rear roof is taken via black PVCu guttering 

which is combined with the mono-pitched rear extension roof.  

93 This is then taken via a black PVCu downpipe discharging into a plastic hopper at 

first floor level.  This hopper takes up the waste for the first floor bathroom and then 

discharges into a drainage gulley at ground floor level.  This drainage gulley also 

takes the waste for the ground floor bathroom. 

94 This installation has all been finished with gloss paint finishes and is in satisfactory 

condition.  

95 The rainwater disposal from the rear section of mono-pitched roof is taken via painted 



39A Trinity Road, London SW19 8QS 

 

 
 

 

21 

SW19 SURVEYING & DESIGN   

 

PVCu guttering and downpipe discharging into a black PVCu hopper which serves 

the first floor kitchen and is then taken in a black PVCu downpipe and discharges into 

a drainage gulley at ground floor level.  

96 This installation appears to be in satisfactory condition. 

97 The waste disposal from the kitchen  sink is taken via black PVCu waste pipes which 

projects through the stone cill at first floor level and run horizontally along the 

property and continues around to the right hand side flank elevation where they are 

taken into a black PVCu hopper, as noted above.  

98 This installation is ad hoc and is unsightly and ultimately projecting through the stone 

cills but it would appear to be in satisfactory condition.  

99 Additional services on the flank elevation include coaxial TV and satellite aerial 

cables and these generally appear to be in satisfactory condition. 

100 To the rear of the flank elevation is a balanced boiler flue serving the ground floor flat 

and this generally appears to be in satisfactory condition.  

101 At first floor level on the rear elevation to the two storey extension there is a 

projecting balanced boiler flue serving the first floor flat boiler.  

102 This installation requires a cowling to protect from water ingress into the brickwork in 

future.  

103 Additionally below this there is a copper overflow pipe serving the boiler and this is 

pointing towards the brickwork and ultimately this should be projecting away from 

the brickwork so that any condensation drips free from the property thereby 

preventing water ingress into the property. 
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BOUNDARIES 

Front Boundary 

104 There is a small enclosed town garden at the front of the property set behind a one 

brick thick boundary wall approximately 500mm in height. To the rear of this is a 

well maintained hedgerow and the area to the rear of this is finished with pea shingle.  

105 Immediately to the base of the bay window are a series of concrete paviours.  These 

have slightly undulating finishes but generally appear to be acceptable and don’t form 

a trip hazard.  

106 There is a concrete path from the back edge of the pavement leading to the front door.  

This path is undulating with several of the paviours forming trip hazards and 

ultimately it is recommended that these paviours be lifted and re-laid to improve their 

for safety. 

107 The front boundary wall has several areas of cracking through the pointing due to 

historic settlement and tree root action from the hedgerow and pollarded trees to the 

rear.   

108 These areas of cracking through the pointing require repointing to improve their 

appearance to prevent the cracks worsening and also to prevent water ingress. 

109 The left hand boundary is formed by an approximately 900mm high timber panelled 

fence with Cuprinol paint finishes. This is generally satisfactory for its purpose, 

however, requires redecoration. 

110 There is no barrier to the right hand side of the property but there is a small planting 

bed planted with lavender bushes and this is well maintained.  
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Rear Boundary 

111 There is a reasonable sized enclosed town garden at the rear of the property which is 

shared with the adjoining property to the left but there is no physical barrier between 

the two properties and this would appear to be a communal area as the garden is well 

maintained.  

112 The garden is laid to lawn with small planting beds around the perimeter of the 

garden.  Immediately at the rear of the property there is a series of concrete paviours 

and these continue around to the rear door to the ground floor flat.  

113 Between the two properties are flag stone paviours and these are well maintained.  

114 Generally these areas are very well maintained and free from any urgent or significant 

defects.  

115 The right rear boundary is an approximately 1500mm high timber aris, rail feather 

edge panelled fence with tannalised finishes and is generally in good condition.  There 

is a creeper on the front of the fence and this is well maintained.  

116 The rear boundary fence and left hand boundary fence are new timber aris rail, feather 

edge, tannalised timber panel fences and these are in good condition.  

117 There are no trees of any significance adjacent to the property which would give rise 

to concern about tree root action causing damage to the foundations, etc. 
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INTERNALLY 

Our inspection of the interior was restricted by the fixtures, fittings and close fitted floor 

coverings, which we did not disturb.  Our report is therefore based on the result of a visual 

inspection of the exposed surfaces, no parts of the property have been opened up. 

 

ROOF SPACE 

118 The main roof is accessed via a softwood panelled hatch located in the first floor 

landing area and this is in poor structural condition and decorative order and requires 

replacing with a sturdier timber panelled hatch cover.  

119 The main roof is a joist and purlin roof with sarking felt to the underside of the 

battens supporting the tiles.  

120 The roof structure appears to be satisfactory condition and free from any urgent or 

significant defects such as rot and insect infestation.  

121 There is approximately 200mm of insulation quilt laid between the ceiling joists 

122 This area generally appears to be in satisfactory condition. 

123 The rear roof void is accessed via the front roof void.  

124 The rear roof is a purlin and joist roof.  Strengthening works have been carried out in 

the past with the addition of struts supporting the purlin and this work has been 

carried out to a reasonable standard. 

125 There is approximately 200mm of insulation quilt laid between the joists and this area 

has been partially boarded out. 
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126 To the rear is an insulated feed and expansion tank and this generally appears to be in 

satisfactory condition.  

127 However, immediately over the hatch is a disused galvanised water tank and ideally 

this should be removed.  

128 There are several air vents providing ventilation to the roof space in the rear roof area 

and this area is well ventilated.  

129 The rear roof section generally appears to be in satisfactory condition and free from 

any evidence of any significant defects.  

130 Although there did not appear to be any evidence of wood boring insects it is noted 

that approximately 70% of all properties of this age have some form of insect attack 

and as the roof timbers are unlikely to have been treated (unless these are provided by 

the vendor) then ideally  you should allow for carrying out timber treatment work in 

the roof void areas. 

 

 

CEILINGS, INTERNAL WALLS AND PARTITIONS 

131 The ceilings are the original lath and plaster ceilings in the entrance hallway, first 

floor landing, bathroom and master bedroom finished with lining paper and emulsion 

paint finishes.  The master bedroom ceiling has retained its original ornate plaster rose 

and coving.  

132 The small bedroom ceiling is plasterboard with taped joints and emulsion paint 

finishes, whilst the kitchen ceiling is a plasterboard ceiling with textured lining paper 

with emulsion paint finishes.  
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133 The ceiling in the reception room has cracking running at the junction of the 

plasterboard components due to thermal movement which is not considered 

significant and this will require cutting out and filling with a proprietary filler prior to 

redecorated. 

134 The master bedroom ceiling has historic cracking through the plaster finishes due to 

historic settlement and these are evident as these sections of ceiling have been 

finished with lining paper. These appear to be historic in nature and ultimately if these 

sections were to be repaired care must be taken whilst removing the existing plaster 

not to cause any further damage as the plaster keys to the laths in this location are old 

and are therefore weak.  

135 Similarly in the first floor landing area and bathroom there is cracking through the 

paint finishes due to historic settlement of the ceiling and again when these cracks are 

repaired care should be taken not to dislodge the underlying laths causing further 

damage. 

136 The cracking through the first floor landing ceiling  would appear to be due to 

increased loads as there is storage items stored immediately above this in the loft 

void. These cracks require a small amount of preparation and redecoration. 

137 The dining room/kitchen ceiling has had partial repairs carried out to the textured 

lining paper in the past and these have been undertaken to a poor standard and are 

unsightly.  

138 At ground floor level the entrance hallway ceiling is a plasterboard and skim ceiling 

decorated with emulsion whilst the rear section is the original lath and plaster ceiling 

and it has retained the original decorative ornate coving.  Both of these areas are 

decorated with emulsion and free from any significant defects.  

139 The internal walls and partitions are a combination of the original lath and plaster 

walls and plaster walls and have been finished with a combination of emulsion paint 
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finishes predominantly throughout with the exception of the kitchen and dining room 

area which have textured wallpaper linings decorated with emulsion. The bathroom 

walls have been finished with tiled finishes. 

140 The reception room and master bedroom have retained the original gloss painted 

picture rails.  

141 The internal walls and partitions generally appear to be in reasonable condition and 

free from any evidence of any significant defects, however, there are several areas of 

lumpy plaster work to the underside of the textured lining finishes in the dining 

room/kitchen area due to poor workmanship, although the remainder of the walls are 

generally in satisfactory condition. 

142 Located centrally in the first floor landing is a section of MDF panelling which 

conceals the mains water and gas supplies to the property.  

143 There is cracking at the junction of the MDF components due to thermal movement 

which is not considered unduly significant and these require filling with a malleable 

mastic prior to redecoration.  

144 The chimney breasts in the kitchen/dining room has been retained, however, the 

fireplace, hearth and surround have been removed and the surfaces made good and 

there is an air vent providing ventilation to the chimney breast to help control the 

levels of condensation in the flue which can lead to damp problems. This appears to 

be in satisfactory condition.  

145 The chimney breast in the master bedroom has been retained and has a cast iron inset 

fire with a cast iron fire surround and mantle.  The fire has carpet to the underside of 

the fire and this is a fire hazard and it would appear this fire is not being used but 

otherwise generally appears to be in satisfactory condition.  

146 Similarly the fire in the reception room has been retained and has an art deco insert 
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tiled fire surround with a timber mantle with stained and varnished finishes. The fire 

basket has been removed and the hearth has been carpeted over. Again this is a fire 

hazard and should you wish to use these fireplaces we recommend they are swept and 

checked by a competent chimney sweep before use and that tiled hearths are provided. 

 

FLOORS, SKIRTINGS AND STAIRS 

147 The floors throughout the property are suspended, timber floors with floor joists and 

floor boarding and at ground floor level there are finished with sea grass matting 

whilst at first floor level the floors are finished with fully fitted carpets with the 

exception of the bathroom which has ceramic floor tiles. 

148 There is a small amount of settlement to the central part of the reception room floor 

with-in the bay area due to historic settlement of the bressemer beam below. This is to 

be anticipated in a property of this age and form of construction and is therefore not 

considered unduly significant.  

149 In the kitchen and dining room area the floor slopes predominately towards the centre 

of the room. This may be due to the removal of a wall below or the installation of the 

kitchen cabinets as these cabinets are located centrally to the lowest part of the 

deflection of the floor. 

150 The deflection of the floor is well within acceptable limits and is therefore not 

considered unduly significant.  

151 The rear section of the kitchen floor has been finished with vinyl sheeting and again 

this section slopes towards the centre of the room to the underside of the kitchen 

cabinets.  

152 An undersized thickness floorboard has been incorporated into the floor to the right of 

the kitchen cabinets presumably due to a damaged floorboard in the past. It is not 
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visible, however, is felt when you walk over it and ideally should be replaced with a 

floorboard of a similar thickness to the remaining boards.  

153 Due to the age of the flat it is noted that it is unlikely that any special measure were 

included in the floor construction of the flat to prevent sound transmission and as 

noise can be a problem between flats, it is recommended that enquiries be made 

through your solicitor to establish if there is any history of a problem with noise in 

this property.  In the future it would be possible to improve sound reduction 

performance between the flats by laying a Reduc or similar underlay beneath the 

flooring and you may wish to consider introducing a secondary ceiling using a 

proprietary sound reduction suspended plasterboard system. 

154 The skirtings throughout the property are the original skirtings and all generally 

appear to be in satisfactory condition and reasonable decorative order. 

155 The stair from ground to first floor level is a softwood stair with carpeted treads and 

risers and exposed painted strings.  The newels and balusters comprise of softwood 

with stained finishes. 

156 This staircase is in satisfactory condition but would benefit from the addition of a 

mopstick handrail to provide additional support for safety . 

157 The balustrade serving the front stairs are loose and would benefit from additional 

fixings to improve their tightness and are in reasonably poor decorative order and 

require further preparation and redecoration.  

158 The rear staircase leading to the garden has softwood carpeted treads and risers and 

gloss painted strings. This stair is in satisfactory condition, although would benefit 

from the addition of a handrail to provide additional support for safety.  

 

DAMPNESS 
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159 Systematic readings were taken around the walls at ground floor level with an 

electronic moisture meter to establish if there were any significant levels of rising 

dampness, and were found to be substantially free of any evidence of dampness. 

 

INTERNAL JOINERY 

160 The front entrance door internally has been finished with eggshell paint finishes and is 

generally in satisfactory condition and decorative order.  

161 Between the front door and the base of the stairs there is an obsolete door frame with 

fixed glazed highlight over. This door frame generally appears to be in satisfactory 

decorative order, however, to prevent cold weather into the property this door should 

ideally be reinstated. Later in the summer months it could possibly be removed to 

allow for fresh ventilation of the property.   

162 At first floor level all of the doors are four panelled, gloss painted, doors which are in 

satisfactory decorative order, although the kitchen door, bathroom door and single 

bedroom door all require easing and adjusting as the lock tongues do not bind with the 

striker plates and therefore it is not possible to close the doors.  

163 The door frames have been finished with softwood architraves. There is a small 

amount of deflection to the door frames leading to the reception room and single 

bedroom due to historic settlement of the spine wall in this location.  

164 Similarly the door frame leading into the kitchen has historic deflection at the head of 

the door frame again due to the loads of the roof over and historic settlement.  

165 These areas are deflection are not considered unduly significant and a normal part of 

historic settlement and is to be anticipated in a property of this age and form of 

construction. 
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166 The rear door, internally, generally appears to be in reasonable decorative order and 

free from any urgent or significant defects.  

167 The windows throughout the property, particularly the box sash windows, are all in 

satisfactory working condition, however, the casement windows serving the reception 

room require a small amount of easing and adjusting as they bind when you try to 

close the windows.  

168 The original architectural hardware has been retained on these front windows and 

these are in satisfactory condition, however, require cleaning back to improve their 

decorative appearance. 

 

 

KITCHEN FITMENTS 

169 The kitchen is fitted with a reasonable range of wall and floor mounted units 

including a stainless steel sink with chrome mixer tap and surface mounted four ring 

gas hob with integrated oven below with a mechanical recirculation fan over.  Also 

included in the range is an integrated dishwasher and to the left of the sink to the 

underside of the worktop is a washing machine.  

170 The waste and water supplies to the kitchen generally appears to be in satisfactory 

condition and free from any urgent or significant defects.  

 

SANITARY FITTINGS 

Bathroom 

171 The bathroom is fitted with an enamel bath with a thermostatic control chrome mixer 
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tap and chrome shower rose.  There is an enamel wash hand basin set into a vanity 

unit with a chrome mixer tap and a close coupled WC. The bath has a toughened glass 

hinged shower screen door. 

172 The waste and water supplies and fittings are in satisfactory condition and working 

order and free from any urgent or significant problems. 

173 The bathroom has a mechanical extractor fan which was working at the time of the 

inspection.  

174 The mastic seals around the bath are in good condition.  

175 It is important to maintain the perimeter seals in watertight condition in order to 

prevent water penetration under the fitting, which can lead to timber decay and 

damage internally. 

SERVICES 

176 We have not tested the service installations within the property and therefore cannot 

comment on their condition or adequacy.  Our remarks are therefore based on a visual 

inspection only.  If further information or testing is required on these installations we 

can arrange for independent electricians and plumbers to produce reports on receipt of 

your further instructions. 

177 Cold water is provided on the rising main to the kitchen sink and heating and hot 

water is provided by a wall hung, gas fired, Britony combination boiler with balanced 

flue to the exterior of the property located in the kitchen area. There is no thermostat 

located in the property, however, all of the radiators have been fitted with 

thermostatic radiator valves to help control the distribution of heat throughout the 

property. 

178 This installation generally appears to be in satisfactory condition and working order, 

nevertheless we recommend that it is inspected and tested by a competent heating 
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engineer, and a service agreement entered into. 

179 The gas meter is located within the MDF cupboard at first floor level. 

180 The electrical distribution board and fuses are located within the front entrance 

hallway area and the fuse board has the original bayonet mounted fuseboard, 

however, has been retrofitted with miniature circuit breakers. 

181 We therefore recommend that if any electrical works are planned that this consumer 

unit be upgraded to meet contemporary government guidelines.   

182 There is a smoke detector in the first floor landing area, however, this is a battery 

operated unit and this was not working at the time of the inspection.  

183 Ideally you should allow for routinely inspecting this installation every ten years and 

as it does not appear that this installation has been tested recently then we recommend 

that you allow for this and at the same time you should give consideration to 

providing a hard wired heat detector in the kitchen and a hard wired smoke detector in 

the hallway area. 

184 There is no entry phone and there is also no burglar alarm fitted to the property and on 

the question of security, we recommend that an appointment is arranged with the local 

Crime Prevention Officer in order to obtain professional advice on the question of 

locks, alarms, and security, etc.  This service is free of charge. 

 

GENERALLY 

185 We have not inspected woodwork or other parts of the structure that are covered, 

unexposed or inaccessible and we are therefore unable to report that any such part of 

the property is free from defect. 
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186 We are obliged by Law to point out that we have not carried out investigations to 

determine whether high alumina cement, asbestos, calcium chloride additives, 

permanent wood wool slab formwork or other deleterious materials were used during 

the construction or repair of the building and we are therefore unable to confirm that 

the building is free from risk in this respect. 

187 We also confirm that we have not tested the building, or its land, for pollutants, 

contaminants, methane, radon or toxic gases and we have not carried out a site 

investigation, a geographic or geophysical survey, and we are therefore unable to 

confirm that the property is free from risk in these respects. 

188 We have not taken into account the layout or any dimensions within the property that 

may restrict the movement, installation or removal of furniture, equipment, or other 

goods and we are therefore unable to give any guarantees or advice in this respect. 

189 We have not investigated the likelihood of the property being affected by flooding, 

and refer you to the Environmental Agency (www.environment-agency.gov.uk) if this 

is a concern. 

 

CONCLUSION 

190 39A Trinity Road is in reasonable condition for a property of this age and form of 

construction and there are no significant or urgent matters requiring immediate 

attention, although there are a number of minor ongoing repair and maintenance 

issues to consider.  

191 A reasonable amount of spalling bricks to the arch leading into the front entrance door 

approach will require to be replaced due to excessive spalling.  

192 The masonry paint finishes on the front elevation require varying levels of preparation 

and redecoration. 

http://www.environment-agency.gov.uk/
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193 At roof level there is minor rebedding of the lead flashings to the left hand side party 

parapet wall. 

194  All the roof slopes generally have varying amounts of moss and lichen growth which 

requires sweeping down to prevent it blocking the gutters. 

195 At the rear of the property the obsolete chimney stack serving the dinning room 

requires dismantling as this is starting to lean towards the property.   

196 On the rear elevation at first floor level there are obsolete service holes which require 

repointing. 

197 The balanced boiler flue requires a cowling to prevent water ingress. 

198 Externally, the painted sand and cement rendered reveals on the rear elevation 

windows all require varying levels of preparation and redecoration. 

199 Internally, all the lath and plaster ceilings require areas of preparation and 

redecoration to improve their decorative appearance. 

200  The loft hatch requires replacing with a more secure panelled hatch.  

201 Minor hairline cracks running through the lath and plaster wall finishes all require 

minor levels of preparation and redecoration.  

202 It is also recommended that both the front and rear staircases have mopstick handrails 

fitted for safety. 

203 Chimney breasts in the property should be swept and checked by a competent 

chimney sweep and that fire resistant hearths reinstated.  

204 In the future it is recommended that a hard wired heat detector is incorporated in the 

kitchen and hard wired smoke detectors in the hallway and staircase areas and that 

these have battery backed up units.  
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205 Notwithstanding our comments above, we can see no reason, from a surveyor’s point 

of view, why you should not proceed with your proposed purchase.   

FIRE INSURANCE VALUATION 

206 In our opinion, The Royal Institution of Chartered Surveyors rebuilding cost 

valuation, for fire insurance purposes only, amounts to £100,000.00, (One hundred 

thousand pounds). This figure includes for demolition and professional fees, but 

excludes VAT. 

 

OR FOR A FLAT 

207 As the property comprises a flat, the responsibility for providing building insurance is 

with the Freeholder, who should arrange it on a ‘building-wide’ basis.  We therefore 

recommend that your solicitor ensure that suitable insurance is in place, prior to 

exchange of contracts. 

 

Finally, in accordance with our standard practice, we confirm that this report is for the 

attention of the addressee only and that no liability can be accepted to a third party by this 

firm for the whole or any part thereof. 

Yours sincerely 

 

SW19 SURVEYING & DESIGN   
 
If you have queries relating to this report, please do not hesitate to telephone our surveyor direct:  

Mr M Vince on Tel 07834510956  

E-mail mvince@surveyor-sw19.co.uk 
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Cost Summary 
 

 

 

Description Estimated £ 

Replace spalling brickwork front entrance 1800 

Redecorate all masonry paint finishes 1200 

Rebedding of front roof lead flashings 180 

Dismantle obsolete chimney stack serving the dining room  1500 

Repoint obsolete service holes on rear elevation. 100 

Install boiler flue cowling 120 

Replace loft hatch 220 

Install mop stick handrails, front and back stair cases 300 

Install hard wired heat detector in the kitchen and hard wired 

smoke detectors in the hallway and staircase areas  
 

500 

Total (excluding VAT) £5920.00 

 

 

The above figures are intended as a guide only and should be verified by a builder prior to 

exchange of contracts. 

 

The above figures exclude VAT. 

 

It is usually prudent to allow an additional 15% contingency sum for unforeseen costs, when 

undertaking building repairs. 
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Leaning rear chimney stack 

Obsolete holes in brickwork on rear 

elevation. 
Spalling brickwork front entrance 

 

Boiler over flow pipe discharging onto 

brickwork 

 

  


